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The request has been justified pursuant to R-270-1980 

based on changed conditions which include construction 
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with the findings outlined in this report. 
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I. INTRODUCTION  

Surrounding zoning, plan designations, and land uses: 

 

  
Zoning 

Comprehensive Plan Area; 

Applicable Rank II & III Plans 
Land Use 

Site R-1 
Area of Consistency, North 

Valley Area Plan 
Single Family 

North R-1 
Area of Consistency, North 

Valley Area Plan  
Single Family 

South R-1 
Area of Consistency, North 

Valley Area Plan 
Single Family 

East 

SU-1 for Church and 

Related Facility and Day 

Care Center 

Area of Consistency, North 

Valley Area Plan 
Public / Institutional 

West R-1 
Area of Consistency, North 

Valley Area Plan 
Commercial 

Proposal  

This is a request for a Zone Map Amendment (Zone Change) for all or a portion of 

Lot 11-A Zapf-Van Addition No 10, an approximately 0.5 acre property (subject site), 

located at 729 Montaño Road, between Guadalupe Trail NW and 4th Street NW.  The 

request is to change the zone from the existing R-1 (Residential) zone to O-1 (Office) 

zone which will permit the applicant to operate his consulting business without 

having to have use the property as a primary residence as required by the existing 

residential zoning. 

The subject site is currently developed with a single family residence in the 

front/southern portion bordering Montaño Road with existing accessory structures 

located in the northern portion of the subject site.  The subject site is within an Area 

of Consistency as designated by the Comprehensive Plan (Rank III) and within the 

boundaries of the North Valley Area Plan (Rank II). 

The Los Poblanos Neighborhood Association and North Valley Coalition were 

notified along with property owners within 100 feet of the subject site as required.  

Staff has not received comments in support of opposition to the request.   
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EPC Role 

The EPC is hearing this case because all Zone Change requests in the City of 

Albuquerque are required to be heard by the EPC, regardless of site size.  The EPC is 

the final decision-making body unless the EPC decision is appealed [Ref: §14-16-2-

22(A)(1)]. If so, the Land Use Hearing Officer (LUHO) would hear the appeal and 

make a recommendation to the City Council. The City Council would make the final 

administrative decision. The request is a quasi-judicial matter. 

History/Background 

Aerial photos show that the primary building, which has been used as a residence as 

permitted by the existing zoning, was constructed between 1996 and 1999.  The 

North Valley Area Plan was adopted in 1993 and included policies to maintain 

residential zoning in the area (as discussed below).  In 1998, construction of the 

Montaño Boulevard NW Rio Grande bridge crossing, connecting this area to the 

West Side of the City, was completed.  Since then, the volume of traffic has greatly 

increased along this roadway.  In 2007 and 2009, the property immediately to the 

east, which was previously used as an office, was re-zoned for use by the adjacent 

church, which is also a permissive use in the O-1 zone. 

Context  

The subject site is located on the north side of Montaño Road NW and is surrounded 

by single family residential R-1 zoning on the abutting properties to the north and 

west, and the property to the south across Montaño Road.  The property immediately 

to the west is zoned R-1, however it is being used as a commercial hair salon.  The 

property immediately to the east is owned and used as offices for the church which is 

the next property to the east.  The properties to the east are zoned SU-1 for Church 

and Related Facility and Day Care Center.  

Transportation System 

The Long Range Roadway System (LRRS) map, produced by the Mid-Region 

Council of Governments (MRCOG), identifies the functional classifications of 

roadways.  The LRRS designates Montaño Road NW as a Regional Principal 

Arterial.  The LRRS designates 4
th 

Street NW as a Minor Arterial. 

Comprehensive Plan Corridor Designation 

Montaño Road NW is designated a Major Transit Corridor area which is intended to 

be served by high frequency and local transit, and prioritize transit above other modes 

to ensure a convenient and efficient transit system.  

4
th 

Street NW, the closest intersection to the east, is designated a Main Street 

Corridor, which is intended to be a lively, highly walkable neighborhood street lined 

with local-serving businesses.  The subject site does not fall within the Main Street 

Corridor buffer area.  
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Trails/Bikeways 

The Long Range Roadway System (LRRS) map, produced by the Mid-Region Council 

of Governments (MRCOG), identifies the functional classifications of roadways.  The 

LRRS designates Montaño Road NW as having an existing Bicycle Lane.   To the east 

of the church property, which lies to the east of the subject site, the LRRS designates a 

Proposed Unpaved Trail along the Harwood Lateral.  To the west of the subject site, the 

LRRS designates a Proposed Bicycle Route along Guadalupe Trail. 

Transit 

The subject site is located on Fixed Route 157 and is proximate to Fixed Route 10.  

Route 157 has stop pairs at both Guadalupe Trail and 4th Street, which are about 

1400 feet in either direction.  There is a stop pair for the north-south Route 10 at 4th 

Street.  Route 157 connects the Northwest Transit Center to Kirtland Air Force Base.  

Route 10 connects Downtown to the Raymond Sanchez Community Center at 4
th

 

Street and Alameda Boulevard. 

Public Facilities/Community Services  

Please refer to the Public Facilities Map in the packet for a complete listing of public 

facilities and community services located within one mile of the subject site. 

II. ANALYSIS of APPLICABLE ORDINANCES, PLANS AND POLICIES 

Albuquerque Comprehensive Zoning Code 

Existing 

The existing zoning for the subject site is R-1 Residential Zone which provides 

suitable sites for houses and uses incidental thereto in the Comprehensive Plan 

designated Areas of Consistency.  Uses premissive in the R-1 zone include one house 

per lot, community residential program but not for corrections or substance abusers, 

private commons development, park, school, public utility, concealed wireless 

facility, family housing, and uses accessory to the primary uses aforementioned. 

Proposed 

The proposed zoning for the subject site is O-1 which provides sites suitable for 

office, service, institutional, and dwelling uses.  Permissive uses in the O-1 Zone 

include: 

 Beauty shop, barber shop 

 Church (incidental uses include an emergency shelter) 

 Club, provided there is no liquor license 

 Community residential program except not community residential corrections 

program 

 Dwelling unit (house, townhouse, or apartment) constituting up to 25% of the 

gross floor area on the premises 
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 Institution, including library, museum, nursing or rest home, school, day care 

center, except not hospital for human beings, sanatorium, or disciplinary or 

mental institutions 

 Medical supplies and services, such as drug prescription and supply shop, 

physical therapy office, or shop for fabricating and fitting prosthetic or correcting 

devices, or medical or dental laboratory 

 Office 

 Photocopy, photography studio, except adult photo studio 

 Radio or television studio 

Difference 

Both the existing R-1 zone and the O-1 zone are considered straight zones.  The O-1 

zone expands the amount of permitted uses to include office. Approval of the request 

would allow the applicant to develop the subject into an office instead of a residence. 

Albuquerque / Bernalillo County Comprehensive Plan (Rank I) 

Policy Citations are in Regular Text; Staff Analysis is in Bold Italics. 

The subject site is located in an Area of Consistency designated by the 

Comprehensive Plan, which has policies to protect and enhance the character of 

existing single-family neighborhoods, areas outside of Centers and Corridors, parks, 

and Major Public Open Space. 

Neighborhoods designated as Areas of Consistency will be protected by policies to 

limit densities, new uses, and negative impacts from nearby development. While 

these areas may see some infill development and new uses, new development or 

redevelopment will need to be compatible in scale and character with the surrounding 

area. The request is compatible with the existing uses bordering to the east and west 

of the subject site. 

Applicable Comprehensive Plan policies include: 

CHAPTER 4 – COMMUNITY IDENTITY; GOAL 4.1 CHARACTER: Enhance, 

protect, and preserve distinct communities. 

Policy 4.1.1: “Distinct Communities: Encourage quality development that is 

consistent with the distinct character of communities.” 

The proposed request will allow development on the property in a manner that 

furthers the Policy of creating a quality urban environment. The requested zone offers 

an opportunity to remove the existing residential use to a redevelopment/infill project 

on a site that has been impacted for several years by a major road. The site is in need 

of new investment and revitalization. Transition from residential to office is an 

extension of longstanding and compatible uses in the area. The site will support small 

local businesses. The proposed use will not generate activity that is not compatible 

with existing land uses and will contribute to the existing character of the area.  
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The request furthers Policy 4.1.1 because the requested zone change will encourage 

quality development that is consistent with the distinct character of the community.  

The zone change will permit the existing structure to be transferred from a 

residential use into an office use.  The historic residential character will be able to 

continue while the use is more appropriate due to the subject site’s location on a 

designated Major Transit Corridor.  

CHAPTER 5 – LAND USE 

GOAL 5.1 CENTERS & CORRIDORS: Grow as a community of strong Centers 

connected by a multi-modal network of corridors. 

Policy 5.1.10: “Major Transit Corridors: Foster corridor that prioritize high frequency 

transit service with pedestrian-oriented development.” 

b) Minimize negative impacts on nearby neighborhoods by providing transitions 

between development along Transit Corridors and abutting single family residential 

areas. 

The site is adjacent to Montaño Road which is a Major Transit Corridor, which 

encourages development served by high frequency local traffic. The corridor provides 

important transportation options for residents crossing the river or to the New 

Mexico Railrunner at the Montaño Transit Center. The subject property is convenient 

to the bus stop and does not need a transfer to get to the Montaño Transit Center. 

The request furthers Policy 5.1.10 because it prioritizes the high frequency traffic 

of Montaño Boulevard NW Major Transit Corridor by assigning a zone that is 

more appropriate to the existing traffic volume.   

The request furthers Policy 5.1.10 b) because it provides a buffer between Montaño 

Boulevard NW and the abutting single family residential neighborhood to the north 

of the subject site. 

GOAL 5.2 COMPLETE COMMUNITIES: Foster communities where residents can 

live, work, learn, shop and play together. 

Policy 5.2.1: “Land Uses: Create healthy, sustainable, and distinct communities with 

a mix of uses that are conveniently accessible from surrounding neighborhoods.” 

h) Encourage infill development that adds complimentary uses and is compatible in 

form and scale to the immediately surrounding development  

Office land uses would be introduced to the subject property after serving as a 

residential use. Proposed zone of O-1 would complement the immediate area. The 

proposed change will allow the applicant to redevelop the property in a manner 

appropriate to the existing conditions in the vicinity.  

The request furthers Policy 5.2.1 and Policy 5.2.1. h) because it will allow an office 

use that is conveniently accessible from surrounding residential uses.  The property 

is not being redeveloped at this time because the existing structures will be 
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converted to the permitted uses, however, the subject site could be redeveloped in 

the future.  The subject site is in an infill location since it is part of the existing 

urban fabric and on Montaño Road NW, a Major Transit Corridor with access to a 

Railrunner station.  The O-1 zone is generally considered a complimentary zone 

that provides a transition between residential and more intense commercial zones 

which are appropriate for a transit corridor. 

GOAL 5.3 EFFICIENT DEVELOPMENT PATTERNS: Promote development 

patterns that maximize the utility of existing infrastructure and public facilities and 

the efficient use of land to support the public good. 

Policy 5.3.1: “Infill Development: Support additional growth in areas with existing 

infrastructure and public facilities.” 

Approval of the zone change will make way for the redevelopment of a soon to be 

vacant property. The requested O-1 zone will allow for the ability to maximize 

existing infrastructure and public facilities. The re-zone will promote efficient use of 

land to serve the public good and support of local economic development with infill.  

The request furthers Goal 5.3 and Policy 5.3.1 because it supports development and 

growth in the area by allowing a slightly more intense set of uses in an appropriate 

location with existing infrastructure.  The request promotes the existing 

development pattern of residential architecture styles among existing infrastructure 

and public facilities provided by the corridor.   Montaño Road NW connects the 

area to the West Side of the City as well as the Railrunner line, which supports 

infill development.  

GOAL 5.6 CITY DEVELOPMENT AREAS: Encourage and direct growth in Areas 

of Change where it is expected and desired and ensure that development in and near 

Areas of Consistency reinforces the character and intensity of surrounding area. 

Policy 5.6.3: “Areas of Consistency: Protect and enhance the character of existing 

single-family neighborhoods, areas outside of the Centers and Corridors, parks and 

Major Public Open Spaces.” 

b) Ensure that development reinforces the scale, intensity and setbacks of the 

immediately surrounding context. 

The proposed office will encourage redevelopment on the subject property with 

opportunities for employment with the ability to move into existing buildings on the 

property.  

The request furthers Goal 5.6, Policy 5.6.3, and Policy 5.6.3 b) because it is in an 

Area of Consistency, and the request reinforces the intensity of the surrounding 

area by providing a transition from the surrounding single-family neighborhoods 

to Montaño Road, a Major Transit Corridor.  The requested zone change will 

permit the existing residential building to remain while permitting an office use.  

The subject site abuts properties currently being used as light commercial and an 

institution (church), therefore the request will permit blending along the corridor.  
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c) Carefully consider zone changes from residential to non-residential zones in terms 

of scale, impact on land use compatibility with abutting properties, and context. 

The existing residential zone is currently dealing with the negative impacts of being 

adjacent to a Regional Principal Arterial and Major Transit Corridor which as a 

result, created issues with respect to noise, lighting, air quality and traffic. The 

proposed zone would alleviate the reality of living next to a major road. 

The request furthers Policy 5.6.3 c) because it will be compatible with the 

surrounding residential, light commercial, and church properties and buffer the 

intense traffic from the Major Transit Corridor.  The request will permit the 

appropriate office use while maintaining the existing residential scale, which is 

consistent with the architectural style of the corridor. 

CHAPTER 8 – ECONOMIC DEVELOPMENT 

GOAL 8.2 ENTREPENEURSHIP: Foster a culture of creativity and entrepreneurship 

and encourage private business to grow. 

Policy 8.2.1: “Local business: Emphasize local business development” 

New local employment opportunities will be provided on the subject site as the 

proposed zone change will transition from residential to office. The proposed zone 

will permit employment opportunities in the immediate area, as well as within the 

City of Albuquerque. This will work in conjunction with revenue generation along 

with gross receipt taxes and the ability to support locally owned businesses. 

The request furthers Goal 8.2 and Policy 8.2.1 because it fosters entrepreneurship 

and encourages private and local businesses to grow by permitting the applicant's 

local business to exist on the subject site. 

North Valley Area Plan (Rank II) 

The North Valley Area Plan (NVAP) was first adopted in 1993.  The North Valley 

Area Plan is bounded by Bernalillo County/Sandoval County on the north, Interstate 

40 on the south, Interstate 25 on the east, and the Rio Grande on the west.  Applicable 

policies include: 

Goal 6: To encourage quality commercial/industrial development and redevelopment 

in response to area needs in already developed/established commercial industrial 

zones and areas.  To discourage future commercial/industrial development on lots not 

already zoned commercial/industrial.   

Zoning and Land Use Policies:  The City and County shall stabilize residential zoning 

and land use in the North Valley Area.   

Housing Policies:  The City and County shall stabilize land use to protect affordable 

housing and land presently zone for housing.    
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Policies 1a:  Maintain and expand areas zoned for residential uses including A-1, R-

1, MH. 

Policy 1b:  Limit encroachment of non-residential uses into residential areas.   

Policy 1c:  Encourage residential zoning of parcels with residential use.   

In general, the subject request does not further Zoning and Land Use Policies or 

Housing Policies in the North Valley Area Plan.  However, the North Valley Area 

Plan has not been updated since the construction of the Montaño bridge or the 

widening of the roadway to a four-lane arterial, which forever destabilized the R-

1 zoning along this stretch of Montaño Road NW.  Since then, the updated 

Comprehensive Plan updated in 2017 designated Montaño Road NW as a Major 

Transit Corridor.  The Rank I Comprehensive Plan policies supersede the Rank 

II North Valley Area Plan policies, and the request furthers Comprehensive Plan 

policies related to transit corridors and infill development.  Staff finds that 

Zoning and Land Use Policies which primarily relate to the retention of 

residential zoning in the North Valley Area Plan do not apply to this property due 

to changed conditions. 

Transportation Policies: 

Policy 1:  The City and County shall encourage the smooth flow of traffic on arterials.  

Policy 1b:  Limit access to Second Street, Alameda Boulevard, and Montaño Road. 

In general, the subject request furthers Transportation Policies in the North Valley 

Area Plan.  The request would reduce residential zoning on Montaño Road NW.  

The flow of traffic on Montaño Road NW during rush hour is not conducive to the 

stability of residential uses and residentially zoned lots that face this arterial.   

III. RESOLUTION 270-1980 

Policies for Zone Map Change Applications 

This Resolution outlines policies and requirements for deciding zone map change 

applications pursuant to the Comprehensive City Zoning Code. There are several tests 

that must be met and the applicant must provide sound justification for the change.  

The burden is on the applicant to show why a change should be made, not on the City 

to show why the change should not be made. 

The applicant must demonstrate that the existing zoning is inappropriate because of 

one of three findings:  there was an error when the existing zone map pattern was 

created; or changed neighborhood or community conditions justify the change; or a 

different use category is more advantageous to the community, as articulated in the 

Comprehensive Plan or other City master plan. 
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Analysis of Applicant’s Justification 

Note:  Policy is in regular text; Applicant’s justification is in italics; staff’s analysis is 

in bold italics 

A. A proposed zone change must be found to be consistent with the health, safety, 

morals, and general welfare of the city. 

The proposed zone map amendment is consistent with the health, safety, morals and 

general welfare of the City because the request will further the outlined goals and 

policies of the Comprehensive Plan as demonstrated in Sections C and D of this 

request. The allowed uses under O-1 will not be harmful to adjacent property, the 

neighborhood or community as demonstrated in Section E. The rezone will allow for 

an existing local business to implement office uses on the entire site in a location that 

struggles to support residential uses on properties fronting Montaño Road. 

Residential uses fronting Montaño Road may no longer be appropriate within the 

immediate area based on changed conditions.  

Consistency with the City’s health, safety, morals, and general welfare is shown by 

demonstrating that a request furthers applicable goals and policies from the 

Comprehensive Plan (and other plans if applicable), which the applicant has done 

as demonstrated in the response to Section C and re-stated in Section D. The 

response to Section A is sufficient.  

B. Stability of land use and zoning is desirable; therefore the applicant must provide a 

sound justification for the change. The burden is on the applicant to show why the 

change should be made, not on the city to show why the change should not be made. 

The zone change will provide for stability of both land use and zoning of the 

property because it will allow for the development of an appropriate use for this 

location. Approval of the zone change will allow for the redevelopment of a site that 

may succeed at this location due to surrounding land uses, zoning and access to 

Montaño Road.  

The site has struggled to maintain the residential use as the dependency on Montaño 

Road to cross the Río Grande has increased. With limited river crossing options in 

the City, residents rely more on Montaño Road. The consequence to most properties 

including the subject property has been a huge increase in noise and traffic. As a 

result, most residential uses have solid walls or fences to reduce these impacts as is 

the case with the subject site. The distance of the residence to Montaño Road has also 

played a role in exploring the rezone away from residential. The existing residence is 

located at the southern end of the property and as a result deals more directly with 

proximity to a Regional Principal Arterial (Montaño Road) in addition to being 

located just west of a Minor Arterial (4
th

 Street). The concentration of major roads 

have significant impacts on the subject property.   
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Adjacent uses include a church and day care center to the west, which include a 

variety of activities related to the church. The property to the west is a residence that 

also includes another building used for a hair salon. The property to the north is 

residential and accessed off of 4
th

 Street. To the south, across Montaño Road of the 

site is a residential development known as Las Golondrinas. 

The proposed zone will offer an opportunity to stabilize land use and zoning over the 

existing zone along a Regional Principal Arterial and Major Transit Corridor. 

Zoning has not been consistent with land use in this corridor, in that many 

properties currently zoned residential appear to be operating commercial 

businesses.  Construction of the Montaño bridge created a concentrated amount of 

traffic on Montaño, and it was subsequently designated a Major Transit Corridor.  

As a City grows and develops, it is typical for higher traffic corridors to convert 

from their historic residential uses to light commercial uses due to noise and lack 

of privacy; and using higher traffic corridor properties for office and commercial is 

a higher and better use.  Office and light commercial uses are expected in this 

corridor due to the proximity to intense traffic; therefore, land use stability is 

furthered by the request.   

C. A proposed change shall not be in significant conflict with adopted elements of the 

Comprehensive Plan or other city master plans and amendments thereto, including 

privately developed area plans which have been adopted by the city.    

This request will further the Comprehensive Plan goals, policies and actions as 

described in the following policy analysis. 

The request is not in significant conflict with adopted elements of the Rank I 

Comprehensive Plan as shown by the Comprehensive Plan policy analysis in this 

report.  The Rank II North Valley Area Plan also applies to the subject property, 

and the request conflicts with some of the policies; however changed conditions has 

been shown to be the cause of the conflict.  No Rank III Sector Development Plans 

apply to this area. Since this is a request for a straight zone and a Site Development 

Plan is not proposed at this time, issues such as site design, building design, 

materials, and compatibility with the surroundings cannot be evaluated except as 

they pertain to uses.  

D. The applicant must demonstrate that the existing zoning is inappropriate because: 

(1) There was an error when the existing zone map pattern was created; or 

(2) Changed neighborhood or community conditions justify the change; or 

(3) A different use category is more advantageous to the community, as articulated in 

the Comprehensive Plan or other city master plan, even though (D)(1) or (D)(2) 

above do not apply. 

The existing zoning is inappropriate because of changed neighborhood and 

community conditions justify the change. As population increased on the westside, 

dependency on Montaño Road became more and more evident to meet the needs of 
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residents dependent on crossing the Río Grande. The applicant has experience the 

change first hand as a result of fronting and living very close to Montaño Road. He’s 

witnessed the transition from a two lane road to what is now designated as a 

Regional Principal Arterial by the Middle Rio Grande Council of Governments and 

it’s four lanes in each direction not including a turning lane in the section of the road 

in front of his property. He’s also witnessed and experienced the loss of right-of-way 

in order to widen the road as it was becoming an important transportation road for 

the entire City, especially westside residents. Front yards were severely reduced or 

eliminated by many neighbors in this effort. Streets like Guadalupe Trail, just west of 

the subject property were cut-off and the intersection with Río Grande Boulevard was 

eliminated. As the road was widened so forth came the noise, traffic and air quality 

from what was a previous two lane road.  

In conjunction with this, public transit needs on Montaño Road were amended to 

address the needs of mostly westside residents to cross the river adding an additional 

impact to adjacent properties. Today Route 157, is a major bus line as it connects 

three major transit centers (Nortwest Transit Center, Montaño Transit Center and the 

Uptown Transit Center). It begins in the Cottonwood Mall area eventually ending at 

the entrance to Kirtland Air Force Base on Gibson and Louisiana. According to City 

of Albuquerque Transit data this particular route is the sixth most used route in the 

City. In 2014, annual ridership was 665,757 users. Without necessitating a transfer 

this particular route provides transportation to several of the City’s major 

employment centers including the recently opened Montaño Transit Center which is a 

stop for the New Mexico Railrunner. 

These changed community conditions have impacted and changed the neighborhood 

as well. As a result the challenge to maintain a residential use is difficult. During 

rush hour, traffic back-ups are a common occurrence which increases noise and 

affecting air quality both health issues. The proposed zoning will allow a use that is 

advantageous and appropriate to the surrounding area and overall community by 

encouraging and supporting both redevelopment and local economic development in 

an area of the City that has changed due to meeting the transportation needs of the 

City as a whole. 

Recognition of this property as one within the area that can support a different land 

use category as advantageous to the community is important when evaluating the 

context of this site and the stability of the surrounding neighborhood as a whole. The 

requested O-1 is compatible with the area’s character due to its proximity to other 

office uses and mix of zone and land uses that reflect the proposed zone, which are 

likely in response to changed conditions. 
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Changed neighborhood or community conditions due to the construction of the 

Montaño Road bridge increasing traffic levels beyond what is typically expected for 

a residential corridor have been adequately demonstrated to justify the requested 

zone change.  The request would facilitate a use that is appropriate to the location, 

compatible with nearby uses, and would further applicable goals and policies in the 

Comprehensive Plan, as shown in the policy-based discussion in Section C.  The 

response to Section D is sufficient.  

E. A change of zone shall not be approved where some of the permissive uses in the 

zone would be harmful to adjacent property, the neighborhood, or the community. 

The rezone from R-1 to O-1 will not be harmful to any adjacent properties or the 

community as a whole because the immediate area between 4
th

 Street and Guadalupe 

Trail is a mix of zoning from C-3 to R-1 and SU-1 zoning. The proposed office zone 

and use in the area and will not introduce a new activity nor change the character of 

the area. The property is a relatively small lot which will eliminate more intense uses. 

In addition, existing buildings will remain along with the existing business.  

The interest in the O-1 zone revolves around the permissive use of the ability to utilize 

the entire site for office uses and allow the applicant to relocate. The overall site is 

approximately .4 acres, which likely eliminates higher end office uses.  

The proposed office is a permissive use in the requested zone. This land use exists in 

the immediate and general area under different zoning designations. Supporting 

proposed uses would not be harmful to adjacent properties, the neighborhood or the 

community. 

Any potential controversial uses permissive in the O-1 zone such as  club or 

institution uses may be not be practical because of the size of the property. 

Development standards may eliminate any interest in these uses for subject site. 

Other permissive uses which are allowed in the requested zone already exist in the 

immediate area such as other office uses, church and beauty/barber shop illustrating 

they would not be harmful to the subject property. 

The request is to change the zone from R-1 to O-1.  The request would not be 

harmful to adjacent property, the existing neighborhood, or the community because 

the area has long been characterized by a mixture of residential, commercial, and 

industrial uses.  The response to Section E is sufficient. 

F. A proposed zone change which, to be utilized through land development, requires 

major and unprogrammed capital expenditures by the city may be: 

(4) Denied due to lack of capital funds; or 

(5) Granted with the implicit understanding that the city is not bound to provide the 

capital improvements on any special schedule. 
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The proposed zone change will not require any un-programmed capital expenditures 

to be made by the City. This is an infill/redevelopment property with adequate 

existing infrastructure. Extension of any services required will be the responsibility of 

the property owner. 

The request would not require major or unprogrammed capital expenditures by the 

City and the subject site is already served by existing infrastructure.  The response 

to Section F is sufficient.   

G. The cost of land or other economic considerations pertaining to the applicant shall not 

be the determining factor for a change of zone. 

The cost of the land or other economic considerations is not the determining factor 

for this zone change request. The determining factor for the zone change is changed 

community conditions supporting commercial development, property improvement, 

redevelopment and infill.  

Economic considerations are a factor, but are not the determining factor for the 

request, which is that the requested zone is more advantageous to the community 

subsequent to the changed conditions along Montaño Road NW.  The O-1 zone will 

allow for a transition between residential zones and the Major Transit Corridor as 

well as provide for employment opportunities in an appropriate location near 

transit and other commercial services.  The response to Section G is sufficient. 

H. Location on a collector or major street is not in itself sufficient justification for 

apartment, office, or commercial zoning. 

The justification for this zone change request is not based primarily on its location 

near a major street. Access to the site is off of Montaño Road, although off of a major 

street. Primary justification for the zone change request is property improvement, 

redevelopment and infill. 

Location on a collector or major street is not in itself justification for the proposed 

zone change because of other factors such as the general need for employment 

opportunities, infill development, and commercial services near transit.  The 

response to Section H is sufficient. 

I. A zone change request which would give a zone different from surrounding zoning to 

one small area, especially when only one premise is involved, is generally called a 

“spot zone.” Such a change of zone may be approved only when: 

(6) The change will clearly facilitate realization of the Comprehensive Plan and any 

applicable adopted sector development plan or area development plan; or 

(7) The area of the proposed zone change is different from surrounding land because 

it could function as a transition between adjacent zones; because the site is not 

suitable for the uses allowed in any adjacent zone due to topography, traffic, or 

special adverse land uses nearby; or because the nature of structures already on 

the premises makes the site unsuitable for the uses allowed in any adjacent zone. 
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The zone change request to O-1 would create a “spot zone” because it will be 

surrounded completely by different zoned properties. The O-1 zone is justifiable at 

this specific location because it will clearly facilitate realization of the 

Comprehensive Plan through its Goals and Policies of Community Identity, Land 

Use, Urban Design and Economic Development as articulated in Section C and 

especially changed neighborhood and community conditions which primarily justify 

the change. 

Goals and Policies within the Comprehensive Plan support the character of an area 

as it relates to Community Identity. The rezone will offer opportunities for 

redevelopment/infill of a soon to be vacant parcel of land that has struggled to 

support residential land uses. The proposed use is more in character with the 

immediate area. Redevelopment and infill opportunities for the site continue to 

support Comprehensive Plan Land Use Goals and Policies with appropriate 

commercial uses that benefit from existing infrastructure and public facilities.  

Complimentary land uses are found along Montaño Road, a Regional Principal 

Arterial. Economic Development Goals and Policies support local businesses 

locating in a convenient location near other commercial services. Specific Goals and 

Policies are identified and discussed in Section C that support the “spot zone” and 

illustrate the facilitation and realization of the Comprehensive Plan. 

The request would result in a spot zone because it would give an O-1 zone 

designation, different from surrounding R-1 and SU-1 zones, to one area.  

However, the applicant has demonstrated that the request would clearly facilitate 

realization of the Comprehensive Plan (see the response to Section C).  

J. A zone change request, which would give a zone different from surrounding zoning 

to a strip of land along a street is generally called “strip zoning.” Strip commercial 

zoning will be approved only where: 

(8) The change will clearly facilitate realization of the Comprehensive Plan and any 

adopted sector development plan or area development plan; and 

(9) The area of the proposed zone change is different from surrounding land because 

it could function as a transition between adjacent zones or because the site is not 

suitable for the uses allowed in any adjacent zone due to traffic or special adverse 

land uses nearby. 

The request does not meet the definition of “strip zoning” as defined in this section 

because it is one parcel.  If approved, the request would result in a commercial 

zoning designation which does not significantly differ or change the character of 

existing and allowed uses on adjacent properties or those of the immediate area. 

The subject request would not constitute a “strip of land along a street” because it 

is an approximately 0.5 acre rectangular-shaped property, and therefore would not 

be suitable for strip commercial development.  The response to Section J is 

sufficient.   
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IV. AGENCY & NEIGHBORHOOD CONCERNS 

Reviewing Agencies/Pre-Hearing Discussion 

Please refer to the agency comments at the end of the staff report. 

Neighborhood/Public 

The Los Poblanos Neighborhood Association and North Valley Coalition were 

notified along with property owners within 100 feet of the subject site as required.  

Staff has not received comments in support of opposition to the request.   

V. CONCLUSION 

The request is for a Zone Map Amendment from R-1 (Residential) to O-1 (Office) for 

an approximately 0.5 acre site located on the north side of Montaño Road NW, a 

Major Transit Corridor, and approximately 1500 feet west of the 4th Street NW Main 

Street Corridor. 

Staff finds that the applicant has adequately justified the Zone Map Amendment 

(Zone Change) pursuant to R270-1980. Though the request would create a spot zone, 

it is justifiable because the request is subsequent to the changed condition of the 

Montaño Road NW Rio Grande bridge crossing construction, the widening of the 

roadway, and the designation of the roadway to a Major Transit Corridor by the 2017 

Comprehensive Plan update.  In addition, the request will clearly further several 

applicable Comprehensive Plan goals and policies.  There is some conflict with the 

North Valley Area Plan, however, this plan has not been updated since the 

aforementioned changes to the corridor, which increased traffic beyone a typical 

residential street into one that would typically support commercial uses.   

The Los Poblanos Neighborhood Association and North Valley Coalition were 

notified along with property owners within 100 feet of the subject site as required.  

Staff has not received comments in support of opposition to the request.  For these 

reasons, the request would not be harmful to adjacent property, the neighborhood, or 

the community and staff recommends approval of the Zone Map Amendment (Zone 

Change) request.  
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FINDINGS, Zone Map Amendment 

Project # 1011572, Case # 18EPC- 40017 

1. This is a request for a Zone Map Amendment (Zone Change) for all or a portion of Lot 11-A 

Zapf-Van Addition No. 10 located at 729 Montaño Road NW between Guadalupe Trail NW 

and 4th Street NW and containing approximately 0.5 acres. 

2. The request is to change the zone from the existing R-1 (Residential) zone to O-1 (Office) 

zone in order to change the primary use of the property from single family residential to the 

operation of an office use for a consulting business. 

3. The subject site is currently developed with a single family residence in the front/southern 

portion bordering Montaño Road NW with existing accessory structures located in the 

northern portion of the subject site.  The applicant currently intends to utilize the existing 

building. 

4. The Albuquerque/Bernalillo County Comprehensive Plan (Rank I), the North Valley Area 

Plan (Rank II), and the City of Albuquerque Zoning Code are incorporated herein by 

reference and made part of the record for all purposes. 

5. The Albuquerque/Bernalillo County Comprehensive Plan (Rank I) designates the subject site 

as being within an Area of Consistency, and Montaño Road NW as a Major Transit Corridor.  

The request is in general compliance with the following applicable goals and policies of the 

Comprehensive Plan: 

A. Policy 4.1.1:  Distinct Communities: Encourage quality development that is 

consistent with the distinct character of communities. 

The request furthers Policy 4.1.1 because the requested zone change will encourage 

quality development that is consistent with the distinct character of the community.  

The zone change will permit the existing structure to be transferred from a residential 

use into an office use.  The historic residential character will be able to continue while 

the use is more appropriate due to the subject site’s location on a designated Major 

Transit Corridor. 

B. Policy 5.1.10:  Major Transit Corridors: Foster corridor that prioritize high frequency 

transit service with pedestrian-oriented development. 

The request furthers Policy 5.1.10 because it prioritizes the high frequency traffic of 

Montaño Boulevard NW Major Transit Corridor by assigning a zone that is more 

appropriate to the existing traffic volume.   

C. Policy 5.1.10 b):  Minimize negative impacts on nearby neighborhoods by providing 

transitions between development along Transit Corridors and abutting single family 

residential areas. 

The request furthers Policy 5.1.10 b) because it provides a buffer between Montaño 

Boulevard NW and the abutting single family residential neighborhood to the north of 

the subject site. 
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D. Policy 5.2.1:  Land Uses: Create healthy, sustainable, and distinct communities with a 

mix of uses that are conveniently accessible from surrounding neighborhoods. 

h) Encourage infill development that adds complimentary uses and is compatible in 

form and scale to the immediately surrounding development  

The request furthers Policy 5.2.1 and Policy 5.2.1 h) because it will allow an office 

use that is conveniently accessible from surrounding residential uses.  The property is 

not being redeveloped at this time because the existing structures will be converted to 

the permitted uses, however, the subject site could be redeveloped in the future.  The 

subject site is in an infill location since it is part of the existing urban fabric and on 

Montaño Road NW, a Major Transit Corridor with access to a Railrunner station.  

The O-1 zone is generally considered a complimentary zone that provides a transition 

between residential and more intense commercial zones which are appropriate for a 

transit corridor. 

E. Policy 5.3.1:  Infill Development: Support additional growth in areas with existing 

infrastructure and public facilities. 

The request furthers Policy 5.3.1 because it supports development and growth in the 

area by allowing a slightly more intense set of uses in an appropriate location with 

existing infrastructure.  The request promotes the existing development pattern of 

residential architecture styles among existing infrastructure and public facilities 

provided by the corridor.  Montaño Road NW connects the area to the West Side of 

the City as well as the Railrunner line, which supports infill development.  

F. Policy 5.6.3:  Areas of Consistency: Protect and enhance the character of existing 

single-family neighborhoods, areas outside of the Centers and Corridors, parks and 

Major Public Open Spaces. 

b) Ensure that development reinforces the scale, intensity and setbacks of the 

immediately surrounding context. 

The request furthers Policy 5.6.3 and Policy 5.6.3 b) because it is in an Area of 

Consistency, and the request reinforces the intensity of the surrounding area by 

providing a transition from the surrounding single-family neighborhoods to Montaño 

Road, a Major Transit Corridor.  The requested zone change will permit the existing 

residential building to remain while permitting an office use.  The subject site abuts 

properties currently being used as light commercial and an institution (church), 

therefore the request will permit blending along the corridor.  

G. Policy 5.6.3 c):  Carefully consider zone changes from residential to non-residential 

zones in terms of scale, impact on land use compatibility with abutting properties, and 

context. 

The request furthers Policy 5.6.3 c) because it will be compatible with the 

surrounding residential, light commercial, and church properties and buffer the 

intense traffic from the Major Transit Corridor.  The request will permit the 
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appropriate office use while maintaining the existing residential scale, which is 

consistent with the architectural style of the corridor. 

H. Policy 8.2.1:  Local business: Emphasize local business development. 

The request furthers Policy 8.2.1 because it fosters entrepreneurship and encourages 

private and local businesses to grow by permitting the applicant's local business to 

exist on the subject site. 

6. The subject site is within the boundaries of the North Valley Area Plan (Rank II).  Applicable 

policies include: 

I. Goal 6: To encourage quality commercial/industrial development and redevelopment 

in response to area needs in already developed/established commercial industrial 

zones and areas.  To discourage future commercial/industrial development on lots not 

already zoned commercial/industrial.   

J. Zoning and Land Use Policies:  The City and County shall stabilize residential zoning 

and land use in the North Valley Area.   

K. Housing Policies:  The City and County shall stabilize land use to protect affordable 

housing and land presently zone for housing.   

 Policies 1a:  Maintain and expand areas zoned for residential uses including A-1, 

R-1, MH. 

 Policy 1b:  Limit encroachment of non-residential uses into residential areas.   

 Policy 1c:  Encourage residential zoning of parcels with residential use.   

In general, the subject request does not further Zoning and Land Use Policies or 

Housing Policies in the North Valley Area Plan.  However, the North Valley Area 

Plan has not been updated since the construction of the Montaño bridge or the 

widening of the roadway to a four-lane arterial, which forever destabilized the R-1 

zoning along this stretch of Montaño Road NW.  Since then, the updated 

Comprehensive Plan updated in 2017 designated Montaño Road NW as a Major 

Transit Corridor.  The Rank I Comprehensive Plan policies supersede the Rank II 

North Valley Area Plan policies, and the request furthers Comprehensive Plan 

policies related to transit corridors and infill development.  Staff finds that Zoning 

and Land Use Policies which primarily relate to the retention of residential zoning in 

the North Valley Area Plan do not apply to this property due to changed conditions. 

L. Transportation Policies: 

 Policy 1:  The City and County shall encourage the smooth flow of traffic on 

arterials.  

 Policy 1b:  Limit access to Second Street, Alameda Boulevard, and Montaño 

Road. 
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In general, the subject request furthers Transportation Policies in the North Valley 

Area Plan.  The request would reduce residential zoning on Montaño Road NW.  The 

flow of traffic on Montaño Road NW during rush hour is not conducive to the 

stability of residential uses and residentially zoned lots that face this arterial.   

7. The applicant has justified the zone change request pursuant to R-270-1980 as follows: 

A. Consistency with the City’s health, safety, morals, and general welfare is shown by 

demonstrating that a request furthers applicable goals and policies from the 

Comprehensive Plan (and other plans if applicable), which the applicant has done as 

demonstrated in the response to Section C and re-stated in Section D.  

B. Zoning has not been consistent with land use in this corridor, in that many properties 

currently zoned residential appear to be operating commercial businesses.  

Construction of the Montaño bridge created a concentrated amount of traffic on 

Montaño, and it was subsequently designated a Major Transit Corridor.  As a City 

grows and develops, it is typical for higher traffic corridors to convert from their 

historic residential uses to light commercial uses due to noise and lack of privacy; and 

using higher traffic corridor properties for office and commercial is a higher and 

better use.  Office and light commercial uses are expected in this corridor due to the 

proximity to intense traffic; therefore, land use stability is furthered by the request.   

C. The request is not in significant conflict with adopted elements of the Rank I 

Comprehensive Plan as shown by the Comprehensive Plan policy analysis in this 

report.  The Rank II North Valley Area Plan also applies to the subject property, and 

the request conflicts with some of the policies; however changed conditions has been 

shown to be the cause of the conflict.  No Rank III Sector Development Plans apply to 

this area. Since this is a request for a straight zone and a Site Development Plan is not 

proposed at this time, issues such as site design, building design, materials, and 

compatibility with the surroundings cannot be evaluated except as they pertain to uses. 

D. Changed neighborhood or community conditions due to the construction of the 

Montaño Road bridge increasing traffic levels beyond what is typically expected for a 

residential corridor have been adequately demonstrated to justify the requested zone 

change.  The request would facilitate a use that is appropriate to the location, 

compatible with nearby uses, and would further applicable goals and policies in the 

Comprehensive Plan, as shown in the policy-based discussion in Section C.   

E. The request is to change the zone from R-1 to O-1.  The request would not be harmful 

to adjacent property, the existing neighborhood, or the community because the area has 

long been characterized by a mixture of residential, commercial, and industrial uses. 

F. The request would not require major or unprogrammed capital expenditures by the 

City and the subject site is already served by existing infrastructure.   

G. Economic considerations are a factor, but are not the determining factor for the 

request, which is that the requested zone is more advantageous to the community 

subsequent to the changed conditions along Montaño Road NW.  The O-1 zone will 

allow for a transition between residential zones and the Major Transit Corridor as 
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well as provide for employment opportunities in an appropriate location near transit 

and other commercial services.   

H. The request would result in a spot zone because it would give an O-1 zone 

designation, different from surrounding R-1 and SU-1 zones, to one area.  However, 

the applicant has demonstrated that the request would clearly facilitate realization of 

the Comprehensive Plan (see Section C).  

I. The subject request would not constitute a “strip of land along a street” because it is 

an approximately 0.5 acre rectangular-shaped property, and therefore would not be 

suitable for strip commercial development.   

8. The Los Poblanos Neighborhood Association and North Valley Coalition were notified along 

with property owners within 100 feet of the subject site as required.  Staff has not received 

comments in support of opposition to the request.   

 

RECOMMENDATION 

APPROVAL of 18EPC-40017, a request for Zone Map Amendment from R-1 to O-1 

for all or a portion of Lot 11-A Zapf-Van Addition No. 10, based on the preceding 

Findings. 

 

 

 

 

 

 

Cheryl Somerfeldt 

Planner 

 

 

Notice of Decision cc list:  

Robert J. Vigil, 729 Montano Rd NW, ABQ, NM  87107 

Arch + Plan Land Use Consultants, P.O. Box 25911, ABQ, NM  87125 

Los Poblanos NA, Karon Boutz, 1007 Sandia Rd NW, ABQ, NM  87107 

Los Poblanos NA, Don Newman, 5723 Guadalupe Trail NW, ABQ, NM  87107 

North Valley Coalition, Doyle Kimbrough, 2327 Campbell Rd NW, ABQ, NM  87107 

North Valley Coalition, Peggy Norton, P.O. Box 70232, ABQ, NM  87197 
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AGENCY COMMENTS 

PLANNING DEPARTMENT 

Long Range Planning 

The existing zoning would convert to R-1C under the IDO, which would not allow a 

non-residential use as a primary use of the property.  The request to re-zone the 

property to O-1 would be appropriate to accommodate the non-residential use.   

The pattern of surrounding properties includes SU-1 for RC Uses Excluding Sales of 

Drugs & Medical Supplies/Dry Cleaning & Self to the west and SU-1 for Church & 

Related Facilities and a Daycare Center to the east.  These zones convert to MX-T 

and MX-M, respectively, under the IDO. The requested O-1 zoning would convert to 

MX-T, which would be compatible with these zones, as well as the existing R-1 

zoning to the north and south. MX-T and its permissive uses are compatible with this 

location and with the nature of Montaño Rd. as a major thoroughfare, which is no 

longer conducive to single-family development, particularly given the abutting non-

residential development. 

CITY ENGINEER 

Transportation Development  

No objection to the request. 

Hydrology Development 

No comment. 

DEPARTMENT of MUNICIPAL DEVELOPMENT 

No comment. 

WATER UTILITY AUTHORITY 

 No adverse comment to the proposed zone change. 

 Property has been receiving service sine 1998 

ENVIRONMENTAL HEALTH DEPARTMENT 

No comment. 

PARKS AND RECREATION 

Open Space Division 

Open Space has no adverse comments. 

SOLID WASTE MANAGEMENT DEPARTMENT 

No comment. 
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TRANSIT DEPARTMENT 

1011572 
18EPC-
40017 

Zone Map 
Amendment 
for 0.4 acres 
at 729 
Montaño 
Road NW 

Montgomery/ 
Montaño 
Major Transit 
Corridor 

On Fixed Route 157 and 
proximate to Fixed Route 
10.  Route 157 connects 
the Northwest Transit 
Center to Kirtland Air Force 
Base.  Route 10 connects 
Downtown to the 
Raymond Sanchez 
Community Center at 4th 
and Alameda 

Route 157 has stop 
pairs at both 
Guadalupe Trail and 
4th Street about 
1400 feet in either 
direction.  There is a 
stop pair for the 
north-south Route 
10 at 4th Street. 

No 
comment 

BERNALILLO COUNTY 

No comment. 

ALBUQUERQUE METROPOLITAN ARROYO FLOOD CONTROL AUTHORITY 

Reviewed, No objections. 

ALBUQUERQUE PUBLIC SCHOOLS 

This will have no adverse impacts to the APS district.  

PUBLIC SERVICE COMPANY OF NEW MEXICO 

PNM has no further comments based on information provided to date. 

NEW MEXICO DEPARTMENT OF TRANSPORTATION (NMDOT) 

NMDOT has no comments. 

 




























































































































